
 
 

AGENDA 
Page County Planning Commission  

Regular Meeting 
Board of Supervisors Room- County Government Center 

103 South Court Street, Luray, VA 22835 
September 12, 2023 - 7:00 p.m. 

Live Meeting Stream: http://www.pagecounty.virginia.gov/392/Watch-Meetings-Videos 
 

_____________________________________________________________________________ 
Call to Order 

A. Pledge of Allegiance 
B. Moment of Silence 
C. Microphone Reminder 
D. Attendance Roll Call  

 
Adoption of Agenda 
 
Citizen Comments on Agenda Items 
 
New Business     

A. Adoption of Minutes- August 22, 2023 
B. Ian Whitlock- Special Use Permit     Tracy Clatterbuck 
C. Jeremy Baldwin- Special Use Permit     Tracy Clatterbuck 
D. Discussion of Banquet/Event Facilities     Jared Burner 
E. Zoning and Subdivision Subcommittee Report   Cathy Grech 
F. Subdivision Subcommittee Report     Isaac Smelser 

 
Unfinished Business   

A. Review of the Campground Ordinance Draft    J. Hahn/C. Grech 
B. Zoning Ordinance Amendment- Quarries    Josh Hahn 

   
Open Citizen Comment Period 
 
Chairman’s Report 
 
Clerk’s Report  
    
Adjourn 
 

http://www.pagecounty.virginia.gov/392/Watch-Meetings-Videos
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Chapter 128  
Campgrounds 

[HISTORY: Adopted by the Board of Supervisors of the County of Page 5-11-1999; amended in its 

entirety 4-16-2013. Subsequent amendments noted where applicable.]  

GENERAL REFERENCES 

Trailers — See Ch. 109. 

Abandoned vehicles — See Ch. 115. 

Vehicles and traffic — See Ch. 118. 

Zoning — See Ch. 125. 

 

§ 128-1 Purpose.  

The purpose of this chapter shall be to provide rules, regulations and standards for development of 

campgrounds in the County of Page, ensuring that the public health, safety and general welfare are protected; 

that orderly growth and development together with the conservation, protection and proper use of land and 

the Shenandoah River, and the rural character of the county shall be ensured; that proper provisions for all 

public facilities shall be made; and that Page County government is given appropriate control over the zoning 

and location of campgrounds in Page County. 

§ 128-2 Adoption of statutory provisions.  

All of the provisions and requirements of the laws of the State of Virginia contained in Title 35.1 pertaining 

to campgrounds and all of the provisions of Virginia's Department of Health Rules and Regulations 

Governing Campgrounds, known as 12 VAC 5-450-10 through 12 VAC 5-450-230, as amended, except 

those provisions and requirements which, by their very nature, can have no application to or within the 

County of Page, are hereby adopted and incorporated in this chapter by reference and made applicable within 

the County. Such provisions and requirements are hereby adopted mutatis mutandis, and made a part of this 

chapter as fully as if set forth at length herein, and it shall be unlawful for any person within the County to 

violate or fail, neglect or refuse to comply with any provision of Title 35.1 of the Code of Virginia, as 

amended, and the provisions of Virginia's Department of Health Rules and Regulations Governing 

Campgrounds, known as 12 VAC 5-450-10 through 12 VAC 5-450-230, as amended, which are adopted by 

this section, provided that in no event shall the penalty imposed for the violation of any provision or 

requirement hereby adopted exceed the penalty imposed for a similar offense under the Code of Virginia. 

This incorporation is for the purpose of ensuring uniformity between the Code of the County of Page and 

state laws. 

§ 128-3 Definitions.  

As used in this chapter, unless the context requires otherwise or it is otherwise provided, the following terms 

shall have the meanings indicated: 

ACCESSORY USES  

Offices, recreational facilities, convenience stores, gift shops, service buildings, restrooms, dumping 

stations, showers, laundry facilities, storage units and other uses and structures customarily a part of the 

campground operation for the use of occupants. 

AUTHORITY HAVING JURISDICTION  

Commented [JH1]: recent addition: “and the Shenandoah 

River.” 
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The organization, office or individual responsible for approving equipment, equipment installation, a 

permit or a procedure. 

CABIN/CAMPING CAMPING CABIN 

A hard-sided shelter camping unit less than 400 square feet or less. in area. 

CAMPERS  

Guests of the campground Persons participating in overnight camping. 

CAMPGROUND  

Includes, but is not limited to, a travel trailer camp, recreation camp, family campground, camping 

resort, camping community, or any other area, place, parcel, or tract of land, by whatever name called, 

on which three or more campsites are occupied or intended for occupancy, or facilities are established or 

maintained, wholly or in part, for the accommodation of camping units for periods of overnight or 

longer, whether the use of the campsites and facilities is granted gratuitously, or by rental fee, lease, or 

conditional sale, or by covenants, restrictions, and easements. "Campground" does not include a summer 

camp, migrant labor camp, or park for mobile manufactured homes as defined in § 35.1-16 32.1-203 and 

32.1-203 36-85.3 of the Virginia Code, as amended, or a construction camp, storage area for unoccupied 

camping units, or property upon which the individual owner may choose to camp and not be prohibited 

or encumbered by covenants, restrictions, and conditions from providing his sanitary facilities within his 

property lines. 

A. PRIMITIVE SITE A campsite where no utility hookups are provided. that is characterized by 

the absence of toilets, showers, lavatories, electrical connections, or any combination thereof.  

B. DEVELOPED SITE A site accessible by vehicular traffic where cCampsites are substantially 

developed with one, or more, utility, e.g., sewer, water and/or electricity.  

CAMPING UNIT  

A tent, tent trailer, travel trailer, camping trailer, pickup camper, motor home, camping cabin, and any 

other device or vehicular type structure for use as a temporary living quarter or shelter during periods of 

recreation, vacation, leisure time, or travel.  A tent, tent trailers, travel trailers, camping trailers, pick-up 

campers, motor homes, yurts, cabins, or any other device or vehicular-type structure as may be 

developed marketed and used by the camping trade for use as temporary living quarters or shelter during 

periods of recreation, vacation, leisure time, or travel. A camping unit shall be limited to 400 square feet 

or less in area. A camping unit shall consist of a single-story structure, with an additional sleeping loft 

allowable not to exceed 25 percent of foundation footprint.  

CAMPSITE  

A Any plot of ground within a campground used or intended for the occupation by the a camping unit or 

units. under the control of a camper.  

DENSITY  

The number of campsites per unit of land acre of land on a tract or parcel. 

DEVELOPED AREA / ACRE 

The area or areas within the campground that may include campsites, structures, impervious surfaces, 

roads, developed recreational facilities, or are used by motorized vehicles. 

FULL CUT-OFF LIGHT FIXTURE 

An outdoor light fixture shielded in such a manner that all light emitted by the fixture, either directly 

from the lamp or indirectly from the fixture, is projected down below the fixture. Commented [JH2]: recent addition (also see lighting 

changes on128-5(F) on Page 6 and 7) 
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GREENBELT  

A buffer zone consisting of a strip of land, containing landscaping or other aesthetic site-obscuring 

features, intended to buffer potentially incompatible uses. Greenbelts may include utilities and other 

underground facilities but not camping units, buildings or recreation areas as well as a designated 

roadway for purposes of ingress and egress. No camping units, buildings, trails, walking paths, or 

recreation areas shall be permitted in the Greenbelt. 

MINIMUM PARCEL SIZE  

The minimum land area required to accommodate a campground. 

OCCUPANCY  

The presence of overnight guest(s) in a camping unit for a site, whether the use of the Campsites and 

facilities is granted gratuitously, or by rental fee. 

OPEN AREA 

The area or areas within the campground that do not include campsites, structures, impervious surfaces, 

roads, developed recreational facilities, or are used by motorized vehicles. Areas between campsites or 

within campsite clusters are not to be considered open area. 

OPERATOR  

The owner of the campground or his/her designee. any person employed or contracted by a campground 

owner who is responsible for the management and general administrative operation of the campground.  

OWNER  

Person or entity holding title to the parcel on which the campground is located. 

RECREATION AREA  

A specific undeveloped open area of the campground, either of land or an area of water or a 

combination of land and water, which is designed and intended for the use or enjoyment of guests of the 

campground campers.  

RECREATIONAL FACILITY 

A recreational space for the use or enjoyment of campers developed with permanent structures or 

impervious surfaces. 

RENT  

Compensation or other consideration given for a prescribed right, use, possession or occupancy of a 

campsite. 

RENTAL/ON-SITE  

A camping unit placed within a campground which is available for rental to guests. 

RV'ERS  

Individuals who use recreational vehicles for camping, those who stay for a day, week, or even up to 

seven months (extended stay) as an alternative to other types of lodging. 

SERVICE BUILDING  

A structure or portion thereof that is used to house sanitary facilities, such as water closets toilets, 

showers, or lavatories. It may include other facilities for the convenience of the campground guests.  

SITE  

Commented [JH3]: recent change: implemented minor 

wording changes for clarity recently recommended by the 

County Attorney and agreed to by the Planning Commission 

by consensus. 
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A plot of ground within a campground used or intended for the occupation by the camping unit or units 

under the control of a camper. 

TENT  

A portable shelter, consisting of synthetic fabrics or natural skins stretched over a flexed or rigid 

framework. 

TRANSIENT OCCUPANCY  

The presence of overnight guest(s) for any period of less than thirty (30) consecutive days in a camping 

unit for a site, whether the use of the Campsites and facilities is granted gratuitously, or by rental fee. 

YURT 

A round, domed, temporary or permanent, typically a one-room shelter or structure.  

§ 128-4 Enforcement; zoning; site plan application requirements; permit approval.  

A. Enforcement. The Page County Zoning Administrator is the officer having enforcement authority.  

B. Zoning. Campgrounds may be allowed in the Woodland-Conservation (W-C) and the Agricultural (A-1) 

Zoning Districts by special use permit only. Campgrounds are prohibited in all other zoning districts.  

C. Site Plan Application Requirements. In order to insure the provision of adequate, properly designed 

sanitation facilities at campgrounds, any person planning construction, major alteration or extensive 

addition to any campground shall, prior to the initiation of any such construction, submit to the Page 

County Health Department, complete plans, at a minimum scale of one inch to 50 feet, and statements 

which show the following: The application shall contain: 

(1) Name and address of applicant. The name and address of the person applying to be the permit 

holder, and a designation of whether that person is the owner or the intended operator of the 

campground. Proof of land ownership and/or lease is required.  

(2) A narrative, at a minimum, identifying the applicant and/or operator, owner of the proposed 

project, a history of the owner(s) and/or applicant(s) and or operator(s) campground experience, 

including but not limited to a list of all campgrounds currently owned or being operated as well 

as those previously owned or operated, any legal challenges, claims, or regulatory violations in 

which the owner(s) and/or applicant(s) and/or operator(s) were named or identified, and the name 

of any proposed entity under which they intend to operate, if different.  

(3) A property management plan demonstrating how the proposed campground will be managed and 

how the impact on neighboring properties will be minimized. A copy of proposed campground 

rules shall be included. A copy of the proposed evacuation plan shall be included.  

(4)   A site plan, at a minimum scale of one inch to 50 feet, for the proposed campground which shall 

include:  

a) The proposed Llocation, boundaries, and dimension of the proposed project. 

b) The proposed number, location, and dimensions of all campsites. Site plan must also show 

proposed setbacks from all campsites to property lines.  

c) The proposed types and locations of all camping units. Site plan must also show proposed 

setbacks from camping units to property lines.  

d) The proposed sources and location of the water supply.  
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e) The proposed method and location of sewage disposal system.  

f) The proposed number, description, and location of proposed sanitary facilities and dump 

stations, sewer lines, etc. such as toilets, dump stations, sewer lines, etc.  

g) The proposed location of waste containers and method of trash disposal.  

h) The proposed description and location of all interior roads to include width and surface type. 

i) The proposed number, description, and location of proposed motor vehicle parking spaces 

and/or parking areas.  

j) The proposed description and location of all buildings and/or structures, including but not 

limited to offices, recreational facilities, convenience stores, gift shops, service buildings, 

maintenance buildings, storage buildings, etc. and open area and/or recreational areas. Must 

also include location of any existing buildings or structures.  

(5) A The description of any landscaping plans plan which shall include: 

a) A map which shows the proposed location of all campground facilities and amenities, surface 

water features, the greenbelt and all landscaped areas, including the location and description 

of types of vegetation, spacing of vegetation, landscaping of the campground and proposed 

and/or existing fencing. The use of recent aerial imagery in the map is encouraged. 

b) A description of existing vegetation. 

c) A description of existing and proposed shade cover. 

d) A description of the dimensions of all landscaped areas and proposed tree, shrub and 

groundcover species. 

(6) Such other pertinent information as the Page County Zoning Administrator Virginia Health 

Commissioner or the Page County Health Department may deem necessary.  

D. Permit approval. Before any permit is issued for construction of, major alterations to, or extensive 

additions to any campground, the plans and specifications shall first be approved by the County 

Planning/Building/Zoning Office(s), the Virginia Department of Transportation (VDOT), the office of 

Emergency Services, and the Page County Health Department, taking into account all of the provisions 

as set out herein, as well as such special conditions as may be imposed by the Planning Commission and 

the Board of Supervisors, and provided further that said plans and specifications are in accordance with 

state regulations governing campgrounds, including, but not limited to Title 35.1 of the Virginia Code, 

as amended, and the Virginia Department of Health's Rules and Regulations Governing Campgrounds, 

12 VAC 5-450-10 through 12 VAC 5-450-230, as amended from time to time.  

§ 128-5 Standards.  

A. Permitted camping units. Only camping units tents, tent trailers, travel trailers, camping trailers, pickup 

campers, motor homes, or camping cabins, as defined above, or any other device or vehicular-type 

structure as may be developed, marketed and used by the camping trade for use as temporary living 

quarters or shelter during periods of recreation, vacation, leisure time, or travel shall be allowed.  

B. Transient occupancy. Only transient occupancy, as defined herein, for campers is permitted. Occupancy 

exceeding thirty (30) days is prohibited. Permanent occupancy prohibited. No camping unit shalt shall 

be used as a permanent place of abode, dwelling or business. or for indefinite periods of time. 

Continuous occupancy extending beyond seven months in any twelve-month period shall be presumed 

Commented [JH4]: Discuss adding language similar to 

134-7(B), which states as follows: “ 

“Utility-scale solar facilities shall be constructed and 

operated in substantial compliance with the approved site 

plan, with allowances for changes required by the Virginia 

Department of Environmental Quality (DEQ) permit by rule 

(PBR) process. Any change related to the location of 

structures or related to a change resulting in a 10% increase 

in overall acreage coverage shall require the SUP to be 

amended.” 
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https://ecode360.com/9741767
https://ecode360.com/9746694


9/7/23 

Quarry Discussion 

The following is a list of items to discuss. It is not exhaustive, but it does reflect the major items brought 

up by members of the Planning Commission, citizens during public comment, Matthew Kretsch, and 

industry representatives over the last several months. 

• Should this use be “quarry operation” or would it be more appropriate to call it “quarrying, 

mining operation” or “extraction of natural resources”? 

• Which zoning districts? Is this appropriate in A-1? 

• Should we allow blasting? 

• Limitations of blasting during high wind/high humidity (see Greene County) 

• Pre-blast survey of structures within certain distance of blasting site (see Greene/Rappahannock 

County County) 

• Reconsider setbacks (increase) 

• Reconsider hours of operation 

• Minimum and/or maximum acreage 

• Minimum liability insurance requirement (see Greene County) 

• Specific limitations on noise and/or specific means of monitoring noise 

• Specific limitations on ground vibration (see Albemarle County) 

• Standards or SUP consideration of dust control 

• Require general or specific reclamation plans 

• Maximum slopes requirement (Rockingham → no berms steeper than 3:1 slope) 

• Environmental impact statement requirement 

• Addition of a buffer zone (see campground ordinance draft) 

• Water quality protection measures 

• Road standards requirements beyond those required by VDOT 

• Limitations in certain areas (such as proximate to Luray Caverns) 

• Requirements for initial geology checks 

• Stagnant pools (Warren County) 
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